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Dear Supervisors:

FIVE-YEAR LEASE
MUSEUM OF NATURAL HISTORY -
14105 SOUTH NORMANDIE, GARDENA
(SECOND DISTRICT) (3 VOTES)

IT IS RECOMMENDED THAT YOUR BOARD:

1.

Approve and instruct the Chairman to sign the attached five-year lease with
Byung I. & Malls S. Yoon (Landlord) for the Museum of Natural History (MNH) to
‘occupy 16,169 square feet of warehouse space at 14105 South Normandie
Avenue, Gardena, at a maximum initial annual cost of $289,584 comprised of
$169,584 in base rent and a one-time lump sum payment not to exceed
$120,000 which will be 100 percent net County cost.

Find that the proposed lease is exempt from the provisions of the California
Environmental Quality Act (CEQA), pursuant to Class 1, Section r, of the
Environmental Document Reporting Procedures and Guidelines adopted by your
Board on November 17, 1987 and Section 15061 (b) (3) of the State CEQA
Guidelines. :

Approve the project and authorize the Chief Executive Office (CEQ) and MNH to
implement the project. The lease will be effective upon approval by your Board,
but the term and rent will commence. upon completion of the Tenant
Improvement (T1) by the Landlord and acceptance thereof by the County of
Los Angeles (County).

PURPOSE/JUSTIFICATION OF RECOMMENDED ACTION

The purpose of this recommended action is to relocate the historic automotive collection
of the Research & Collection branch of MNH to the proposed facility. In 2000, the MNH
placed its automotive collection on a 35-year loan to the Petersen Automotive Museum
(PAM).
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PAM has sought to terminate the loan program and wants to return the County historic
vehicles to the MNH. The County is engaged with PAM in negotiating a resolution to
this matter. ' '

MNH has embarked on a long-term strategic plan for making its collections more
accessible for research and education entities, along with the general public. The lease
is needed to ensure the safety and preservation of the collection, and to provide for the
development of public programs related to the museum’s automotive collection.

IMPLEMENTATION OF STRATEGIC PLAN GOALS

These recommendations are consistent with the County Strategic Plan Goals of:

» Service Excellence (Provide the public with easy access to quality information
and services that are both beneficial and responsive); and

» Fiscal Responsibility (Strengthen the County’s fiscal capacity).

Compliance with the County’s Strategic Asset Management Principles is further outlined
in Attachment A.

FISCAL IMPACT/FINANCING

The initial annual bése rent of this proposed lease is $ 169,584. The rent will be subject
to an annual increase of 4 percent. The total initial annual cost including the lump sum
payment-of TI's will be $289,584.

14105 S. Normandie, Gardena Proposed Lease

Term Five Years

Total Area 16,169 square feet (sq.ft.) .

Annual Base Rent -1 $169,584 ‘

Base Tl Allowance $30,000 ($1.86 per sq. ft.)

Additional Tl Allowance* $120,000

Maximum Initial Annual Rent 1 $289,584

Cancellation Anytime after 36" month with six months

prior notice '

Parking (included in Rent) Six spaces

Option to renew One five-year option at 90 percent of fair
: market value

Rental Adjustment Fixed 4 percent annual increase

*$120,000 represents the maximum amount of reimbursable Tl funds available for this project.
Additional Tl funds expended will be reimbursed to the Landiord via lump sum payment within 30 days of

the Commencement Date,

Sufficient funding for the proposed lease is included in the 2007-08 Rent Expense
Budget and will be billed back to the MNH. MNH has allocated sufficient funds in its
2007-2008 Operating Budget to cover the projected lease costs.
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FACTS AND PROVISIONS/LEGAL REQUIREMENTS

The proposed facility will house MNH’s historic automobile collection and provide
research space. The terms of the proposed lease are as follows:

* The term commences upon completion of TI's and expires five years thereafter.

* TI's will consist of a dedicated HVAC/Exhaust System environment needed for
storage of the collection. '

» The lease is a split service agreement whereby the County will be responsible for all
janitorial and utilities expenses and the Landlord will be responsible for all remaining
operating and maintenance expenses (except HVAC and Exhaust System).

-+ The lease has a cancellation right at anyﬁme after the third year with six months
prior written notice to the Landlord.

 There are six on-site parking spaces included in the rental rate.
¢ A five-year option to renew the lease at 90 percent of the fair market value.

The CEO-Real Estate Division staff surveyed the City of Los Angeles and South Bay
areds to determine the availability of comparable and more economical sites. Staff was
unable to identify any sites in the surveyed area that could accommodate ‘this
* requirement more economically and there are no County-owned or leased facilities
available for this requirement. Attachment B shows County-owned and leased facilities
within the surveyed area. Based upon the survey, staff has established that the annual
rental rate in the area is between $8.16 and $14.52 per square foot on a split service
gross lease. Therefore, the base annual rate of the proposed lease, at $10.44 per
square feet, is within the market range in the area.

NEGATIVE DECLARATION/ENVIRONMENTAL IMPACT REPORT

The CEO has performed an initial study of environmental factors and has concluded this
project is exempt from the provisions of the California Environmental Quality Act
(CEQA), pursuant to Class 1, Section r, of the Environmental Document Reporting
Procedures and Guidelines adopted by your Board on November 17, 1987 and Section
15061 (b) (3) of the State CEQA Guidelines.

IMPACT ON CURRENT SERVICES (OR PROJECTS)

The proposed lease will provide the necessary warehouse space for this County
requirement. In accordance with your Board's policy on the housing of any County
offices or activities, MNH concurs with this lease recommendation.
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CONCLUSION

It is requested that the Executive Officer, Board of Supervisors, return three original
copies of the executed lease and three certified copies of the Minute Order and the

adopted stamped Board letter to the CEO, Real Estate Division
222 South Hill Street, 4™ Floor, Los Angeles, CA 80012 for further processing.

Respegtfully submitted,

}%M\_,

DAVID E. JANSSEN
Chief Executive Officer

DEJ:DL
WLD:PY:hd

Attachments (3)

c. County Counsel
Auditor-Controller
Natural History Museum

14105Normandie.b
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. NATURAL HISTORY MUSEUM
14105 SOUTH NORMANDIE AVENUE, GARDENA

Asset Management Principles Compliance Form’

Attachment A

Occupancy Yes

No

NIA

A

Does lease consolidate administrative functions??

B

Does lease co-locate with other functions to better serve clients??

Cc

Does this lease centralize business support functions??

1D

Does this lease meet the guideline of 200 sq. ft of space per person??

x| x>

Capital

Isita spbstantial net County cost (NCC) program?

Is this a long term County program? X

If yes to 2 A or B; is it a capital lease or an operating lease with an option to buy?

If no, are there any suitable County-owned facilities available?

If yes, why is lease being recommended over occupancy in County-owned space?

Is Building Description Report attached as Attachment B? X

@Imim|laolo|m|»

Was build-to-suit or capital project considered?

| Portfolio Management

Did department utilize CEO Space Request Evaluation (SRE)? X

Was the space need justiﬁed"?

If a renewal lease, was co-location with other County depariments considered?

Tl|Oo|lw|>»

Why was this program not co-located?

1. The program clientele réquires a “stand alone” facility.

2. _x.

—2

No suitable County occupied properties in project area.

3. _X__ No County-owned facllities available for the project.

4. ___  Could not get City clearance or approval.

5. '___ The Program is being co-located.

Is lease a full service lease?? Landlord is unwilling to take responsibility for HYAC
maintenance, janitorial service and to pay utilities.

Has growth projection been considered in space request?

Has the Dept. of Public Works completed seismic review/approvai?

'As approved by the Board of Supervisors 11/17/98

3f not, why not?




COUNTY OF LOS ANGELES
CHIEF EXECUTIVE OFFICE

LEASE AGREEMENT

DEPARTMENT: NATURAL HISTORY MUSEUM, as Tenant

LANDLORD: BYUNG I. & MALL S. YOON

14105 South Normandie Avenue, Gardena, CA 90249




1.

TABLE OF CONTENTS

BASIC LEASE INFORMATION ..ottt eeeeeseoee e eeeees e 1
(a) Landlord's AAAress for NOHCE: .. .....cuveveeeeeseseeeeeeeeeeoeeeoeoeeoooeoeooeoeeeoeo 1
(b) Tenant's Address fOr NOLCE: .....uvvucueeueeeeeieneeeeeeeereee e ees oo 1
(C) PLEIISES: ........oocvieeceeee ettt eaeee st e e s s seem s 1
(D) BUIIGINE: ... et ee e e 1
(@) LI oottt e ee e e s ee s e s e o 2
(D Projected Commencement DAte:............coreeevveerveeeeeeeeerereesecesssessesoeeesooe oo 2
(g) Commencement DALe: ..........oeuewuererueruueeieeeeeeeeeeeeeeseeeseseseseceseseee e 2
(h) Irrevocable Offer EXpiration Date: ............eceeveeeeeeeseesseeeeesee oo 2
(D) BESE RENL: ..ottt seseees s ee s s 2
(j)Early Termination NOHCE DLE: .........ve..eveeeeeeeeeooeeeeeoeeoeeeeoeoeoeoeoeoeooeoeooeoeooeo 2
(k) Rentable Square Feet in the PIemiSes: ..........oueveereeereeeversoeresesseseeeeeseeseooesoooooo 2
MUse: e S Hherereretreeeer ettt e ae s e et be et e ts et eren s eaeteenan 2
(m) Initial Departmental USE: ...........ureeeeeeeseeeeeeeeeeeeeeeesesesseseesssee e eosesessss oo 2
(n)_Parking Spaces: e 2
(0) Normal Working HOULS: .....v.vveereruererersreeseecererseressesseseessesessessesesssssess e 2
(D) ASDESLOS REDOTE: w...vveeeeveeeers e eeeeeee e oo sssee s oo e oo 3
1.2 Defined Terms Relating to Tenant Improvements (TIS).........eeeeeerevervreeosreeoreoennn.. 3
(a)_Base Tenant Improvement AIOWANCE ........c.eveeeeveeeeeereeeeeeeeeeeeeeeee oo 3
(b)_Additional Tenant Improvement ATOWANCE..........oovevvveeeeeeeeeeeeeoeeoeeoeoeeeoeoeon, 3
(c) Maximum Change Order ALOWANCE. .......vu.veereereeeeereeeseoeoeseoeeeoeeoooeoeeoeoooo 3
(d)_Additional Tenant Improvement and Change Order Amortization Rate: ............. 3

(€) Base ReNt REAUCHON ..evvuvveceecerereiaesiaieeeeeeeeeeeeeeesee s es oo 3




1S. TENANT ASSIGNMENT ....occcocereeretoerscseonssessessoos e ssoeeeesee oo 13
16. ALTERATIONS AND ADDITIONS........ocovcerserernnersessonemsoesoesossresresonn 13
17. CONDEMNATION. .. e e e 13
18. INDEMNIFICATION......cccoseverrerseeseeesssessssessses e oees e sereeseeeo 14
I9.INSURANCE ..ot scessssesss s sssessss s ses e sere e 15
20 PARKING. e esseessnsssss oo oot e s 16
21 ENVIRONMENTAL MATTERS.............. et e 16
22. BSTOPPEL CERTIFICATES ... 17
23. TENANT IMPROVEMENTS........occccooemmenereeessonsssocsoe s eeees e 18
24 LIENS coovreersersssesss s o soseirssossess s s sessoe e sessiveeses e 18
25 SUBORDINATION AND MORTGAGES ..o 18
26.SURRENDER OF POSSESSION .....cvescvovevevers oo seese e 19
2TSIGNAGE oot sesseesess s e oot eeee et 19
28.QUIET ENJOYMENT ..o coseeevessesssnes et seesssessoees e eseesseeese e 19
29.GENERAL ...c.covtsetsenssossors oot sssssesss s ssses s ssse e soss e sees e 19
B0.AUTHORITY oovsveeoveseeesoscesseessesssesssseessesssssssssses e sesseseeseee s 21
31.ACKNOWLEDGEMENT BY LANDLORD . .....occorseercoe oo 21
B2TAXES oo rrevrrsirssss oo nesese s e e e oo 23




COUNTY OF LOS ANGELES
CHIEF EXECUTIVE OFFICE
LEASE AGREEMENT

THIS LEASE is made and entered into in duplicate original as of the day
of ' , 2007 by and between BYUNG 1. YOON and MALL S. YOON

(collectively "Landlord"), and COUNTY OF LOS ANGELES, a body politic and
corporate ("Tenant" or "County™).

Landlord and Tenant agree:

1. BASIC LEASE INFORMATION-. The following terms as used herein shall

have the meanings provided in this Section 1, unless otherwise specifically modified by
provisions of this Lease:

1.1 Defined Terms:

(a) Landlord's Address for Byung I. & Malls S. Yoon
Notice: Attn: Byung 1. Yoon
14105 South Normandie Avenue, Unit 1
Gardena, California 90249

(b) Tenant's Address for Notice: Board of Supervisors
Kenneth Hahn Hall of Administration,
Room 383
. 500 West Temple Street
' , Los Angeles, California 90012

With a copy to:

Chief Executive Office

Real Estate Division

222 South Hill Street, 3" Floor
Los Angeles, California 90012
Attention: Director of Real Estate

(c)_Premises: Approximately 16,169 rentable square feet in
Unit 3 of the Building, defined below,
("Premises") as shown on Exhibit A attached
hereto.

(d) Building: The Building located at 14105 South
Normandie Avenue, Gardena, California
("Building"), which is located upon the real
property  currently assessed by the. County
Assessor as APN 6102-019-001 ("Property™)
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(p) Asbestos Report:

the County of Los Angeles, California.

N/A.

Defined Terms Relating to Tenant Improvements (TIs)

(a) Base Tenant Improvement
Allowance

(b) Additional Tenant
Improvement Allowance

(¢) Maximum Change Order
Allowance

(d) Additional Tenant
Improvement and Change
Order Amortization Rate:

(e) Base Rent Reduction

(f) Tenant's Work Letter

Representative (if
applicable)

(g) Landlord's Work Letter
Representative

(b) Landlord's Address for
Work Letter Notice

(i) Tenant's Address for
Workletter Notice

$30,000

$120,000

N/A

N/A

N/A

Paul Yeh or Tom Shepos or assigned staff
person of the Chief Executive Office-Real
Estate Division.

N/A

14105 South Normandie Avenue, Unit 1
Gardena, California 90249

Board of Supervisors

Kenneth Hahn Hall of Administration,
Room 383 '
500 West Temple Street

Los Angeles, California 90012

With a copy to:

Chief Executive Office

Real Estate Division

222 South Hill Street, 3" Floor
Los Angeles, California 90012
Attention: Director of Real Estate




2. PREMISES

(a) Landlord does hereby lease to Tenant, and Tenant does hereby
lease from Landlord, upon the terms and conditions herein set forth, the Premises
described in Section 1 and Exhibit A attached hereto.

(b) Tenant shall have the right within 90 days of approval of this Lease
by the Board of Supervisors of the County of Los Angeles ("Board of Supervisors") to
field-measure and verify the exact footage of the Premises and/or the Building All
measurements shall be taken in accordance with the methods of measuring
rentable/usable area as described in the Standard Method for Measuring Floor Area in
Office Buildings, ANSI Z65.1-1996, as promulgated by the Building Owners and
Management Association ("BOMA") International except that no penthouse mechanical
room space shall be included in the measurement. Should this measurement be less than
the square footage stated above, Tenant shall have the right to adjust such square footage
and reduce the Base Rent in Section 1 accomplished by the mutual execution of a
memorandum of understanding between the Landlord and the Tenant. Landlord
acknowledges the space has been marketed at the above-indicated rental amount and in
the event of subsequent physical measurements, Landlord agrees there will be no
adjustment made to either the square footage or the Base Rent in the event the measured
square footage exceeds the amount represented by Landlord. Should Landlord and
Tenant not agree with respect to the results of the measurement conducted pursuant to
this subsection (b) Landlord shall appoint an independent firm or person who is
experienced in making such measurements whose determination with respect which
measurement is correct shall be final and binding upon the parties. Landlord and Tenant'
shall share equally in the fees of such firm.

3. COMMON AREAS. Tenant may use the following areas in common with
Landlord and other tenants of the Building: the entrances, lobbies and other public areas
of the Building, walkways, landscaped areas, driveways necessary for access to the
Premises, parking areas, and other common facilities designated by Landlord from time
to time for .common use of all tenants of the Building (collectively "Common Areas").
Tenant shall comply with all reasonable, non-discriminatory rules and regulations

regarding the use of the Common Areas established by Landlord.

4. COMMENCEIWENT AND EXPIRATION DATES

(@) Term.  The term of this Lease shall commence upon the
Commencement Date and terminate on the Termination Date. Within 30 days of
determining the Commencement Date, Landlord and Tenant shall acknowledge in writing
the Commencement Date by executing the Commencement Date Memorandum and
Confirmation of Lease Terms attached as Exhibit B. The Commencement Date shall be
the date of Tenant's Acceptance of the Premises. The term "Tenant's Acceptance of the
Premises” as used in this Lease shall mean the date upon which the Premises are
Substantially Complete, Tenant has inspected the Premises, and Tenant has accepted the
Premises. The term "Substantially Complete" or "Substantial Completion” as used in this
Lease shall mean compliance with all of the following: (1) the shell and core of the




as Tenant’s option to expand or purchase). The fair rental survey shall be conducted by
the Landlord’s appraiser and the Tenant’s appraiser, each of which shall be certified and
licensed by the State of California. Landlord shall bear the cost of Landlord’s appraiser
and Tenant shall bear the cost of Tenant’s appraiser.

If Landlord and Tenant cannot agree on the Fair Rental Rate ninety (90)
days prior to the expiration of the lease term, each shall mutually select a third appraiser
who shall also conduct a fair rental appraisal. The third appraiser shall be required to
have the same certification and licensing as the first two appraisers. The average of the
two (2) appraisals nearest in value shall be the Fair Rental Rate. The cost of the third
appraiser shall be borne equally by Landlord and Tenant.

Tenant, by Chief Executive Office letter, shall notify Landlord in writing
not less than 180 days prior to the expiration of the lease term, of Tenant’s intention to
exercise its option. The actual exercise of the option shall be only by the Board of -
Supervisors of the County of Los Angeles. '

In the event Tenant elects to exercise this cancellation option then Tenant shall
reimburse Landlord for any remaining additional Tenant Improvement Allowance that
have not been amortized and/or paid in a lump sum. Said remaining Tenant
Improvement balance shall be paid by tenant to Landlord in a lump sum payment at least
Six (6) months after giving written notice. '

5. RENT. The first full calendar month’s rent shall be due and payable within
30 days of the Commencement Date in the total amount shown in Section 1(i) hereof. A
monthly installment in the same amount, subject to the adjustments described herein
below, shall be due and payable without demand on or before the first day of each
calendar month succeeding the Commencement Date during the Term, except that Rent
for any fractional calendar month at the commencement or end of the Term shall be
prorated on a daily basis, provided that Landlord shall file a payment voucher with the
Auditor of the County of Los Angeles (the "County") for the monthly Rent prior to the
Commencement Date for the initial month(s) of the Terni up to and including June, and
annually thereafter in June for the ensuing 12 months.

| (a)Rent Adjustment. At the beginning of the 13" month of the Lease
Term and every twelve months thereafter, the Rent shall be increased as follows:

Months Monthly Rent
13-24 $14,697.28
25-136 $15,285.17
37-48 $15,896.58
49 - 60 $16,532.44

6. USES. The Premises are to be used only for the uses set forth in Section 1
and for no other business or purpose; however, Landlord shall not unreasonably withhold
its consent to a change of use.




completion the repairs to the Building or Premises, provided insurance proceeds are
available to repair the damages.

(c) Damage In Last Year. Notwithstanding the foregoing provisions, if
any material destruction to the Premises occurs during the last year of the Term, either
Landlord or Tenant may terminate this Lease by giving notice to the other not more than
30 days after such destruction, in which case (a) Landlord shall have no obligation to
restore the Premises, (b) Landlord may retain all insurance proceeds relating to such
destruction, and (c) this Lease shall terminate as of the date which is 30 days after such
written notice of termination. ' '

(d) Default By Landlord. If Landlord is required to repair and restore the
Premises as provided for in this Section and Landlord should fail to thereafter pursue said
repair and restoration work with reasonable diligence to completion, Tenant may (a)
declare a default hereunder or (b) perform or cause to be performed the restoration work
and deduct the cost thereof plus interest thereon at 10% per annum, from the Base Rent
next due as a charge against the Landlord.

10. REPAIRS AND MAINTENANCE.

(a) Landlord Representations. Landlord represents to Tenant that (i) the
Premises, the Building and all Common Areas (including electrical, heating, ventilating
and air conditioning ("HVAC"), mechanical, plumbing, gas and fire/life safety systems in
the Building and similar building service systems) comply with all current laws, codes,
and ordinances, including the Americans With Disabilities Act; and are in reasonable
good working order and condition; (i) the Building and Premises comply with all
covenants, conditions, restrictions and underwriter’s requirements; and (iii) the Premises,
Building and Common Areas are free of the presence of any Hazardous Materials (as
hereinafter defined) and (iv) Landlord has not received any notice from any governmental
agency that the Building or the Premises are in violation of any law or regulation.
Landlord represents, based upon a professional inspection of the Premises and the
Building that the Premises and the Building contain no asbestos’ containing materials.
Landlord shall, prior to Tenant's occupancy, abate, at Landlord's sole cost and expense,
all asbestos containing materials to the extent required by law.

(b) Landlord Obligations. Landlord shall keep and maintain in good
repair and working order and promptly make repairs to and perform maintenance upon
and replace as needed: (i) the structural elements of the Building, including without
limitation, all permanent exterior walls, roof, concealed plumbing, concealed electrical
systems, and telephone intrabuilding network cable (ii) mechanical, electrical, plumbing
and fire/life safety systems serving the Building (iii) the Common Areas; (iv) exterior
windows of the Building; and (v) elevators serving the Building. Landlord, at its sole
cost and expense, shall also perform all maintenance and repairs to the Premises, and
shall keep the Premises in good condition and repair, reasonable wear and tear are
excepted. Landlord's repair obligations include, without limitation, repairs to: (1) the
floor covering (if such floor covering is carpeting it shall be replaced as needed but not
less often than after 5 years of use); (2) interior partitions; (3) doors; (4) the interior side




(b)  Electricity. Landlord shall furnish to the Premises an amount of
electric current not less than 7 watts (connected load) per Rentable Square Foot in the
Premises, for power and lighting and electric current for HVAC, and Landlord shall
provide the existing or new transformers or subpanels necessary for Tenant to utilize such
capacity in the Premises. '

(c) Elevators. N/A

(d) Water. Landlord shall make available water for normal lavatory
and potable water meeting all applicable governmental standards for drinking purposes in
the Premises. - :

(e)Sprinkler and sewer service

(H  Access. Landlord shall furnish to Tenant's employees and agents
access to the Building, Premises and Common Areas on a 7 day per week, 24 hour per
day basis, subject to compliance with such reasonable security measures as shall from
time to time be in effect for the Building,

Notwithstanding anything to the contrary set forth in this Lease, Tenant shall pay
all utilities serving this Premises. :

Additionally, tenant shall be responsible for the remainder of the Premises, which
shall include exposed plumbing, lamps and tubes, janitorial services, restrooms and
janitorial supplies, trash pick-up, maintenance and repairs of HVAC Systems and truck
doors.

- 12. LANDLORD ACCESS. Tenant shall permit Landlord and its agents to enter
the Premises upon prior written notice for the purpose of inspecting the Premises for any
reasonable purpose. If Landlord temporarily closes any portion of the Building or
Premises, Base Rent shall be prorated based upon the percentage of the Premises or
Building rendered untenantable and not used by Tenant. Landlord shall have the right at
any and all times to enter the Premises in the event of an emergency.

13. TENANT DEFAULT.
(2) Default. The occurrence of any one or more of the following events (a

"Tenant Default") shall constitute a material default and breach of this Lease by Tenant:

@ The failure by Tenant to make any payment of Base Rent
or any other payment required to be made by Tenant hereunder (except to the extent an
offset is expressly permitted hereunder), as and when due and if the failure continues for
aperiod of ten days after written notice to Tenant;

11




(©) Emergency. Notwithstanding the foregoing cure period, Tenant
may cure any default without notice where the fajlure promptly to cure such default
would, in the reasonable opinion of Tenant, create or allow to persist an emergency
condition or materially and adversely affect the operation of Tenant’s business in the
Premises. ‘

15. TENANT ASSIGNMENT. Tenant may not assign, or otherwise transfer this
Lease without first obtaining Landlord's prior consent: provided, however, that no such
assignment, or other transfer shall relieve Tenant of any liability under this Lease unless
Landlord has given its written consent thereto, which Landlord shall not unreasonably
withhold if the assignee has a financial condition which is reasonably sufficient for it to
be responsible for all future obli gations under this Lease.

16.ALTERATIONS AND ADDITIONS.

(2) Landlord Consent. Tenant shall not make any structural alterations,
-improvements, additions, or utility installations in or about the Premises (collectively,
"Alterations") without first obtaining the- written consent of Landlord, which consent
~ shall not be unreasonably withheld, conditioned, or delayed. However, Landlord's
consent shall not be required for any Alteration that satisfies all of the following criteria;
(1) complies with all Laws; (2) is not visible from the exterior of the Premises; (3) will
not materially affect the systems or structure of the Building; (4) does not reasonably
mmterfere with the normal and customary business operations of other tenants in the
Building. If Landlord fails to respond in writing within 30 days of such request,
Landlord shall be deemed to approve the Alterations. If Landlord fails to respond in
writing within 30 days of such request, Landlord shall be deemed to approve the
Alterations. '

(b) End of Term. Any Alterations not removed by Tenant shall become
the property of Landlord and remain upon and be surrendered with the Premises at the
expiration of the Term.

17. CONDEMNATION. _

- (a) Controlling Terms.. If during the Term, or during the period of time
between the execution of this Lease and the Commencement Date, there is any taking of

all or any part of the Premises or any interest in this Lease by Condemnation (as defined -

below), this Section shall determine the rights and obligations of Tenant and Landlord.
"Condemnation” shall mean the exercise of any governmental power to take title to any
portion of the Premises, whether by legal proceedings or otherwise, by a Condemnor (as
defined below) or a voluntary- sale or transfer by Landlord to any Condemnor, either
under threat of a Condemnor's exercise of such power or while legal proceedings are
pending for the exercise of such power. "Condemnor" shall mean any public or quasi-
public authority, or private corporation or individual, having the power of Condemnation.
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The foregoing provisions shall not be construed to make Tenant responsible for loss, -
damage, liability, or expense resulting from injuries to third parties caused by the
negligence or willful misconduct of Landlord, or its officers, contractors, licensees,
agents, employees, or invitees.

(b) Landlord's Indemnity. Landlord shall indemnify, defend and hold
Tenant harmless from and against all loss, cost and expense, including attomeys' fees,
arising from any injury or damage to any person or property, occurring in or about the
Building or Premises as a result of any negligent act, omission or willful misconduct of
Landlord, or its officers, contractors, licensees, agents, employees, guests, or visitors or
arising from any breach or default under this Lease by Landlord. The foregoing
provisions shall not be construed to make Landlord responsible for loss, damage, liability
or expense resulting from injuries to third parties caused by the negligence or willful
misconduct of Tenant, or its officers, contractors, licensees, agents, employees or
invitees.

19.INSURANCE.

(a) Landlord’s Insurance. During the term of this Lease, Landlord shall
maintain the following insurance:

1) Commercial property insurance which shall (1) cover
damage to Landlord's property, including improvements and betterments, from perils
covered by the causes-of-loss special form (ISO form CP 10 30), and include ordinance
or law coverage (and coverage against acts of terrorism to the extent such coverage is
reasonably available and priced at commercially reasonable rates) and (2) be written for
‘full replacement cost of the property, with a deductible of no greater than 5% of the
property value. Insurance proceeds shall be payable to Landlord and Tenant as their
interests may appear and be utilized for repair and restoration of the Premises.

(i)  General liability insurance (written on ISO policy form CG
00 01 or its equivalent) with limits of not less than the following: (1) per occurrence and
general aggregate amount of $5,000,000; (2) products/completed operations aggregate of
$2,000,000 and (3) personal and advertising injury of $2,000,000.

(iii) Failure by Landlord to maintain the insurance required by
this Section and deliver evidence thereof as required by this Lease shall constitute a
material breach of this Lease. :

(b)_Insurance Requirements. All insurance policies required to be
maintained by Landlord under this Lease shall be issued by insurance companies which
have a Best's Rating of "AVII" or better and which are qualified to do business in the
State of California. All liability and property damage and other casualty policies of
Tenant shall be written as primary policies, not contributing with, and not in excess of
coverage which Landlord may carry.
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office and janitorial supplies in usual and customary quantities stored, used and disposed
of in accordance with all applicable Environmental Laws. As used herein, “Hazardous
Materials” means any chemical, substance, material, controlled substance, object,
condition, waste, living organism or combination thereof, whether solid, semi solid,
liquid or gaseous, which is or may be hazardous to human health or safety or to the
environment “due to its radioactivity, ignitability, corrosivity, reactivity, explosivity,
toxicity, carcinogenicity, mutagenicity, phytotoxicity, infectiousness, or other harmful or
potentially harmful properties or effects, including, without limitation, molds, toxic levels
of bacteria, tobacco smoke within the Premises, petroleum and petroleum products,
asbestos, radon, polychlorinated biphenyls (PCBs), refrigerants (including those
substances defined in the Environmental Protection Agency’s “Refrigerant Recycling
Rule,” as amended from time to time) and all of those chemicals, substances, materials,
controlled substances, objects, conditions, wastes, living organisms, or combinations
thereof which are now or become in the future listed, defined, or regulated in any manner
by any Environmental Law based upon, directly or indirectly, such properties or effects.

As used herein, “Environmental Laws” means any and all federal, state, or local
environmental, health and/or safety-related laws, regulations, standards, decisions of
courts, ordinances, rules, codes, orders, decrees, directives, guidelines, permits, or permit
conditions, currently existing and as amended, enacted, issued, or adopted in the future
which are or become applicable to Tenant, the Premises, the Building or the Common
Areas,

(b) Landlord Indemnity. Landlord shall indemnify, protect, defend (by

counsel acceptable to Tenant), and hold harmless Tenant from and against any and all
~claims, judgments, causes of action, damage, penalties, fine, taxes, costs, liabilities,
losses, and expenses arising at any time during or after the Term as a result (directly or
indirectly) of or in connection with the presence of Hazardous Materials on, under or
about the Premises, Building, or Common Areas or other violation of laws relating to
Hazardous Materials other than caused by Tenant. This indemnity shall include, without
limitation, the cost of any required or necessary repair, cleanup or detoxification, and the
preparation and implementation of any closure, monitoring, or other required plans, as
such action is required by local or state laws or any governmental agency.. Landlord shall.
promptly deliver to Tenant a copy of any notice received from any governmental agency
during the Term of this Lease concerning the presence of Hazardous Materials on the
Building or the Premises. Landlord’s obligations pursuant to the foregoing indemnity
shall survive the expiration or termination of this Lease. A default by Landlord under

this Section shall constitute a material defanlt under this Lease.

22. ESTOPPEL CERTIFICATES. Tenant shall, within 30 days after written
request of Landlord, execute, acknowledge and deliver to Landlord or its designee a
written statement in the form of Exhibit “E” attached hereto and incorporated herein by
this reference, but shall have no other obligation to deliver any other form of estoppel
certificate. It is intended that any such statement delivered pursuant to this Section may
be relied upon by a prospective purchaser of Landlord's interest or holder of any
mortgage upon Landlord's interest in the Premises.
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(b) Existing Deeds of Trust. The beneficiary under any existing deed of
trust affecting the Premises shall provide a written non-disturbance agreement to Tenant,
in the form of Exhibit “F” attached hereto and incorporated herein by this reference,
within 30 days after the execution of this Lease.

(c) Request for Notice. Landlord acknowledges that Tenant intends to
record a Request for Notice with respect to any mortgages or deeds of trust affecting the
Property in the form of Exhibit “G™ attached hereto and incorporated herein by this
reference. ‘

(d) Notice of Default. If any mortgagee or beneficiary under a deed of
trust affecting the Property gives written notice of its name and address to Tenant by
registered mail requesting any such notice with reference to this Section, Tenant agrees to
use its best efforts (but without liability for failure to do s0) to give such mortgagee a
copy of any notice of default served upon Landlord hereunder which could permit Tenant
to terminate this Lease and an additional ten days within which to cure such default.

26. SURRENDER OF POSSESSION. Subject to casualty, at the expiration of the
Term of this Lease, whether by lapse of time or otherwise, Tenant shall promptly and
peacefully surrender the Premises to Landlord in a "broom-clean” condition. Tenant may
(but shall not be required to) remove, at its own expense, all fixtures, equipment and all
other personal property placed or installed in or upon the Premises by Tenant, or under its
authority (including any modular furniture). :

27. SIGNAGE. Tenant shall be permitted to install at the Premises reasonably
appropriate signs that conform with any and all applicable laws and ordinances.

28. QUIET ENJOYMENT. So long as Tenant is not in default hereunder, Tenant
shall have the right to the quiet and peaceful enjoyment and possession of the Premises
and the Common Areas during the Term of this Lease, subject to the terms and conditions
of this Lease.

29. GENERAL

(a) Headings. Titles to Sections of this Lease are not a part of this Lease
and shall have no.effect upon the construction or interpretation of any part hereof.

(b) Successors and Assigns. All of the covenants, agreements, terms, and
conditions contained in this Lease shall inure to and be binding upon the Landlord and
Tenant and their respective successors and assigns.

(c) Brokers. Landlord and Tenant each represent and warrant to each
other that it has not engaged any broker, finder, or other person who would be entitled to
any commission or fees in respect of the negotiation, execution, or delivery of this Lease
other than as disclosed to the other in writing and shall mdemnify and hold harmless each
other against any loss, cost, liability, or expense incurred by the other party as a result of
any claim asserted by any such broker, finder, or other person on the basis of any
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(k) Community Business Enterprises Landlord shall complete and deliver
to Tenant concurrently with the execution hereof a Community Business Enterprises
form set forth as Exhibit “H” attached hereto and incorporated herein by this reference.

30. AUTHORITY. Only the Board of Supervisors has the authority, by formally
approving and/or executing this Lease, to bind the County to the terms included herein.
Each individual executing this Lease on behalf of Tenant represents and warrants that he
or she is duly authorized to execute and deliver this Lease on behalf of Tenant, and that
this Lease is binding upon Tenant in accordance with its terms. Landlord understands
that no material terms of this Lease may be altered or deleted, nor may any new material

terms be added to this Lease, without the express written approval of the Board of-

Supervisors, either through an amendment to the Lease or by other formal board action.

No County officer, employee, agent, or independent contractor has any authornity

to alter, add, or delete the material terms of this Lease and Landlord may not rely upon

any representations to the contrary. This limitation of authority applies to all material
terms of the Lease including, without limitation, any monetary ceiling established for
Tenant Improvements or other project costs of Landlord which are subject to
reimbursement by County. County shall not reimburse Landlord for any expenses which
exceed this ceiling. Notwithstanding the foregoing, the Chief Executive Officer of the
County or its delegee (the "Chief Executive Officer") may take any administrative act on
behalf of Tenant hereunder which does not have the effect of increasing Base Rent or
other financial obligations of Tenant under this Lease, including without limitation,
granting any approvals, terminating this Lease in the manner provided herein by an Early
Termination Notice, or otherwise, signing estoppel certificates, signing the
Commencement Date Memorandum and Confirmation of Lease Terms or subordinating
this Lease. Each individual executing this Lease on behalf of Landlord represents and
warrants that he or she is duly authorized to execute and deliver this Lease on behalf of
Landlord, and that this Lease is binding upon Landlord in accordance with its terms.

31. ACKNOWLEDGEMENT BY LANDLORD

Landlord acknowledges that it is aware of the followihg provisions:

(@) Consideration of GAIN Program Participants. Should Landlord
require additional or replacement personnel after the effective date of this Lease,
- Landlord shall give consideration for any such employment openings to participants in
the County Department of Public Social Services' Greater Avenues for Independence
("GAIN") Program who meet Landlord's minimum qualifications for the open position.
The County will refer GAIN participants by job category to Landlord.

b) Soiicitation of Consideration. It is improper for any County officer,
employee, or agent to solicit consideration in any form from a landlord with the

implication, suggestion, or statement that the landlord's provision of the consideration .

may secure more favorable treatment for the landlord in the award of the Lease or that
landlord's failure to provide such consideration may negatively affect the County's
consideration of the landlord's offer to lease. A landlord shall not offer or give, either
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damages. In addition, the County may exercise or pursue any other right or remedy it
may have under this Lease or applicable law.

_ (v)  Landlord shall give the County notice and a copy of each
Security Agreement and any other instrument relating thereto (including, but not limited
to, instruments providing for the payment of Base Rent directly to an assignee or
transferee) at least two weeks prior to the effective date thereof.

(vi) Landlord shall not farnish any mformation conceming
County or the subject matter of this Lease (including, but not limited to, offering
memoranda, financial statements, economic and demographic information, and legal
opinions rendered by the office of counsel for the County) to any person or entity, except
with County's prior written consent. Landlord shall indemnify, defend, and hold County
and its officers, agents, and employees harmless from and against all claims and liability
alleged to arise from the accuracy or incompleteness of any information furnished by
Landlord in violation of this Section.

(vii)  The provisions of this Section shall be binding upon and
applicable to the parties hereto and their respective successors and assigns. Whenever in
this Section Landlord is referred to, such reference shall be deemed to include Landlord's
successors or assigns, and all covenants and agreements by or on behalf of Landlord

herein shall bind and apply to Landlord's successors and assigns whether so expressed or
not.

32. TAXES. Landlord shall pay promptly all real property taxes, assessments,
and special assessments which may be levied or assessed against the Building, Property,
or Premises during the term of this Lease or any renewal or holdover period, thereof,

In the event Landlord fails or refuses to pay any or all taxes or assessments when
due,. then Landlord shall have materially defaulted on this provision of the Lease and
Tenant shall give Landlord at least thirty days” advance written notice of its intent to pay
such taxes and/or assessments and deduct the respective payment amount from future
rental payments as a charge against the Landlord:

Tenant shall not be responsible for any increases in real property taxes attributable
to alterations or improvements to areas outside of the arca leased to Tenant. Should a
transfer of ownership occur and result in an increase in real property taxes, Tenant shall
not be responsible for any increase attributable thereto.

33. IRREVOCABLE OFFER. In consideration for the time and expense that

Tenant will invest, including, but not limited to, preliminary space planning, legal review,

and preparation and noticing for presentation to the Tenant Real Estate Management

Commission of Los Angeles County, if applicable, in reliance on Landlord's agreement to

lease the Premises to Tenant under the terms of this Lease, Landlord irrevocably offers to

“enter into this Lease and not to revoke this offer until the Irrevocable Offer Expiration
Date, as defined in Section 1.
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EXHIBIT A

FLOOR PLAN OF PREMISES
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EXHIBIT C
Memorandum of Tenant Improvement Costs

This Agreement is dated this day of __, 2007, for reference purposes
only, by and between Landlord, ,and Tenant, COUNTY OF LOS ANGELES.

The parties hereto have entered into a Lease dated as of (the "Lease") for
the leasing by Landlord to Tenant of the buildings located at ("the Premises").

Landlord and Tenant hereby confirm the following;
A. The final total cost of the tenant improvements is _ ¢ ).

This is comprised of:

Lease Budget Actual Cost
3 Tenant Improvement Allowance $
3 Additional Tenant Improvement Allowance  §$
$ Change Order Allowance $
$ Total $

IN WITNESS WHEREOF, Lessor and Lessee have respectfully signed this Agreement.
Landlord:
By:

Its:

Tenant:
. COUNTY OF LOS ANGELES

By




(b) To the knowledge of Tenant, Tenant has not given Landlord written notice
of a material default under the Lease which has not been cured.

(c) The interest of Tenant in the Lease has not been assigned or encumbered.
Tenant is not entitled to any credit against any rent or other charge or rent concession
under the Lease except as set forth in the Lease. No rental payments have been made
more than one month in advance.

4. All contributions required to be paid by Landlord to date for improvements to the
Premises have been paid in full and all of Landlord’s obligations with respect to tenant
improvements have been fully performed.

IN WITNESS WHEREOF, the Tenant has executed this Tenant Estoppel Certificate as of
the day set forth above. '

COUNTY OF LOS ANGELES

By:

Name:

Title:




Agreement

Therefore, the parties agree as follows:

1. Subordination. The Lease shall be subject and subordinate to the lien of
the Deed of Trust and to any renewals, modifications, consolidations, replacements and
extensions of the Deed of Trust to the full extent of the principal sum secured by the
Deed of Trust including any interest except that if Tenant is granted any option to extend
the term of the Lease, right of first offer to lease additional premises, option to purchase
the Property, or right of first option to purchase the Property in the Lease such provisions
shall not be affected or diminished by this subordination which is conditioned upon the
agreement of Borrower and Lender in section 3 hereof.

2. Definitions of “Transfer of the Property” and “Purchaser’. As used herein,
the term “Transfer of the Property” means any transfer of Borrower's interest in the
Property by foreclosure, trustee’s sale or other action or proceeding for the enforcement
of the Deed of Trust or by deed in lieu thereof. The term “Purchaser’, as used herein,
means any transferee, including Lender, of the interest of Borrower as a result of any
such Transfer of the Property and also includes any and all successors and assigns,
including Lender, of such transferee. :

3. Non-Disturbance. The Transfer of the Property or any enforcement of the
Deed of Trust shall not terminate the Lease or disturb Tenant in the possession and use
of the leasehold estate created thereby, or deprive Tenant of any other property rights
granted in the Lease.

4. Attornment. Subject to Section 3 above, if any Transfer of the Property
should occur, Tenant shall and hereby does attorn to Purchaser, including Lender if it
should be the Purchaser, as the landlord under the Lease, and Tenant shall be bound to
Purchaser under all of the terms, covenants and conditions of the Lease for the balance
of the Lease term and any extensions or renewals of it which may then or later be in
effect under any validly exercised extension or renewal option contained in the Lease, all
with the same force and effect as if Purchaser had been the original landlord under the
'Lease. This attornment shall be effective and self-operative without the execution of any
further instruments upon Purchaser’s succeeding to the interest of the landlord under the
Lease.

5. Lender Not Obligated. Lender, if it becomes the Purchaser or if it takes
possession under the Deed of Trust, and any other Purchaser shall not (a) be liable for
any damages or other relief attributable to any act or omission of any prior Landlord
under the Lease including Borrower; or (b) be subject to any offset or defense not
specifically provided for in the Lease which Tenant may have against any prior landlord
under the Lease; or (c) be bound by any prepayment by Tenant of more than one
month’s installment of rent; or (d). be obligated for any. security deposit not actually
delivered to Purchaser; or (e) be bound by any modification or amendment of or to the

Lease unless the amendment or modification shall have been approved in writing by the
Lender. '

6. Notices. All notices given under this Agreement shall be in writing and
shall be given by personal delivery, overnight receipted courier or by registered or
certified United States mail, postage prepaid, sent to the party at its address appearing




EXHIBIT F

NON-DISTURBANCE .
AND ATTORNMENT AGREEMENT

AND WHEN RECORDED MAIL TO:

County of Los Angeles

Chief Executive Office

Real Estate Division

222 South Hill Street, 3*° Floor
Los Angeles, California 90012

A g N e

Space above for Recorder’s Use

NONDISTURBANCE
AND ATTORNMENT AGREEMENT

This Nondisturbance and Attornment Agreement (“Agreement”) is entered into as
ofthe _ dayof »200__ by and among COUNTY OF LOS
ANGELES a body politic and corporate (“Tenant™), and [fnsert name of Lender],
(“Lender™).

Factual Background

A. [Insert name of Landlord], ("Borrower") owns certain real property more
Jparticularly described in the attached Exhibit A. The term “Property” herein means that
real property together with all improvements (the “Improvements”) located on it.

B. Lender has made a loan to Borrower. The Loan is secured by a deed of
trust or mortgage encumbering the Property (the “Deed of Trust”) .

C. Tenant and Borrower (as “Landlord”) intend to or have entered into a
lease (the “Lease”) under which Borrower leases to Tenant a portion of the
Improvements located within the Property and more parucularly described in the Lease
(the “Premises™).

D. Tenant's rights under the Lease are subordinate to the lien of the Deed of
Trust. Tenant is willing to make the substantial investment in the Premises required
under the Lease, provided that Lender agrees to a nondisturbance provision, all as set
forth more fully below.

Agreement

Therefore, the parties agree as follows:




To Borrower:

To Tenant:  County of Los Angeles
Chief Executive Office
Real Estate Division
222 South Hill Street, 3rd Floor
Los Angeles, California 90012
Attention: Director of Real Estate

6. Miscellaneous Provisions. This Agreement shall inure to the benefit of
and be binding upon the parties and their respective successors and assigns. This
Agreement is governed by the laws of the State of California without regard to the choice
of law rules of that State. This Agreement is the entire agreement between the Lender
and Tenant and may only be modified by a written amendment executed by Lender and
Tenant.

APPROVED AS TO FORM TENANT: COUNTY OF LOS ANGELES,
a body politic and corporate

RAYMOND G. FORTNER, JR.

County Counsel

By: By:

' Deputy County Counsel 4 : Director of Real Estate
BORROWER: [Insert name of Landlord

By:

Name:

Title:

LENDER: [Insert name of Lender]

By:

Name;

Title:




"LENDER:

By:
SIGNEE'S NAME

Its:  SIGNEE'S TITLE
(ALL SIGNATURES MUST BE ACKNOWLEDGED)
COUNTY OF ss.

On this day of , 20, before me,

a Notary Public in and for the State of California, personally appeared
personally known to me (or proved on the -
basis of satisfactory evidence) to be the person(s) whose name(s) is/are subscribed to the
within instrument and acknowledged to me that he/she/they executed the same in
his/her/their authorized capacity(ies), and that by his/her/their signature(s) on the
instrument the person(s), or the entity upon behalf of which the person(s) acted, executed
the instrument.

WITNESS my hand and official seal

Signature

My commission expires




CURRENT CERTIFICATION AS MINORITY/WOMEN-OWNED FIRM

Is your firm currently certified as a minority owned business firmby the:

: yes No i -
b e . |
State of California? i
_City of Los Angeles? T
" Federal Government? I “_—WWW%

WE DO NOT WISH TO PROVIDE THE INFORMATION REQUIRED IN THIS FORM.

r e g e s - e et e e
Imnal here if applicable % M
SIGNED:

TITLE: ﬂ/(/y/,g -

DATE: ¥_742 /Ly 4
\4 / <




